




WTL+a 
   

WTL +a 

R e a l  E s t a t e  &  E c o n o m i c  A d v i s o r s  

W a s h i n g t o n ,  D C  2 0 0 1 7 . 3 0 3 0  

2 0 2 . 6 3 6 . 4 0 0 2    3 0 1 . 5 0 2 . 4 1 7 1    7 7 4 . 5 3 8 . 6 0 7 0    3  

Table of Contents 

 

General & Limiting Conditions ................................................................................................ 2 

Table of Contents ..................................................................................................................... 3 

Tables & Figures ...................................................................................................................... 4 

1 Introduction ....................................................................................................................... 7 

Purpose of the Market Study ................................................................................................... 7 

Study Methodology .................................................................................................................. 7 

Study Area ................................................................................................................................ 8 

Market Potentials ....................................................................................................................10 

Market-rate Housing ..........................................................................................................10 

Multi-tenant Office ..............................................................................................................10 

General Retail & Food Service ...........................................................................................12 

Financial Feasibility ................................................................................................................15 

“Public Safety Site” ............................................................................................................16 

“OBT & Church Site”—NE Quadrant ..................................................................................16 

“OBT & Church Site”—SE Quadrant ..................................................................................17 

“MLS Site” ..........................................................................................................................17 

2 Demographic & Economic Profile ...................................................................................19 

Demographic Trends & Forecasts .........................................................................................19 

Population & Households ...................................................................................................19 

Downtown Orlando ............................................................................................................21 

Parramore Study Area .......................................................................................................25 

Parramore “Trade Area” .....................................................................................................26 

Household Incomes & Retail Spending .................................................................................27 

Economic Characteristics ......................................................................................................32 

Employment Trends—Orlando Metropolitan Statistical Area (MSA) ...................................32 

Employment Forecasts—Orange County ...........................................................................34 

Employment in Parramore Study Area ...............................................................................34 

Retail “Recapture” Opportunities ..........................................................................................37 

3 Real Estate Market Conditions ........................................................................................41 













































http://www.aptindex.com/




WTL+a 
   

WTL +a 

R e a l  E s t a t e  &  E c o n o m i c  A d v i s o r s  

W a s h i n g t o n ,  D C  2 0 0 1 7 . 3 0 3 0  

2 0 2 . 6 3 6 . 4 0 0 2    3 0 1 . 5 0 2 . 4 1 7 1    7 7 4 . 5 3 8 . 6 0 7 0    27  

 Including Parramore residents, there are 16,550 residents in 6,138 households in the trade 

area.  Therefore, the Study Area’s 6,175 residents comprise 37 percent of the larger trade 

area’s total population; 

 Today, the larger trade area’s racial composition is 72 percent Black, 19 percent White, with 

an increasing mix of other races, including Hispanic; 

 Including units in Parramore, the trade area contains 7,660 housing units.  There are a 

reported 1,515 vacant units in the trade area, reflecting an overall vacancy rate of 19.8 

percent; this parallels that of the Study Area (19.1 percent); and 

 Over the next five years, ESRI Business Analyst population forecasts suggest that the trade 

area’s population will increase by almost 400 new residents in 140 new households, 

indicating the possibility of new infill housing and/or a reduction in the number of existing 

vacant units. 

Household Incomes & Retail Spending 

 Household consumer retail spending is the primary driver of demand for retail space such as 

shopping centers, “Big Box” stores such as Wal-Mart or Target, food & beverage, and 

specialty or destination retail projects.  Household retail spending patterns among 

households citywide and in the study area are illustrated in  

 Table 6 and highlighted below: 

 Average household incomes citywide were $58,036 (2012); incomes are forecast to 

increase at a sustained average annual rate of 2.8 percent per year, to $66,600 (2017).  By 

comparison, average incomes of Study Area households were lower—$26,200 (2013), 

with forecast growth of 2.8 percent per year, to $30,100 per year (2018).  This suggests that 

Study Area households have less disposable income to spend on retail.  This will 

necessitate expanding the number of other market segments—whether it is additional 

residents, UCF students, employees or residents who live outside of the Study Area—to 

strengthen retail opportunities in Parramore; 

 Study Area households spend an average of only $6,800 per year on consumer retail 

goods, including clothing, entertainment/recreation, electronics, groceries, food & beverage, 

household furnishings and health care.  This is significantly below average.  By comparison, 

citywide households spend more—almost $15,500 per year, illustrative of higher household 
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 Retail spending comprises a fairly uniform share of average household incomes among 

households citywide (27 percent), in the surrounding trade area (28 percent) and in the 

Study Area (26 percent). 

Study Area Households Spend $6,800 per Year 

On Consumer Retail Goods 

 

 Gross retail spending among Orlando households totals $1.6 billion per year (irrespective of 

location).  By comparison, trade area households spend $55 million per year and Parramore 

households spend more than $15.8 million per year.  In order to understand how this annual 

spending translates into physical retail space, total spending is divided by an annual 

productivity factor—in this case sales per square foot of space.  In order to support the costs 

of building new retail space, developers need to achieve a certain rent and retailers need to 

achieve minimum retail sales.  This is known as an “investment-grade analysis”.  While 

sales and rents vary by location and type of retail center, average sales of $300 per sq. ft. in 

annual sales are typically required to support the rents required to justify the costs of 

building new retail space. 

 Therefore, utilizing average retail sales of $300 per sq. ft. suggests that trade area 

households can support approximately 183,200 sq. ft. of retail space every year, while 

Parramore households can support approximately 52,700 sq. ft. of retail space.  Notably, 

this is the equivalent of a typical suburban-format Publix Supermarket, which generally 

ranges in size between 50,000 and 60,000 sq. ft. 

 Retail spending by Study Area households is greatest among the following categories: 

o Food At Home—28 percent 

o Food Away From Home and Beverages—23 percent 

o Household Furnishings—12 percent 

Parramore’s Total Annual Household Retail Spending Supports the 

Equivalent of One Publix Supermarket 
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3 Real Estate Market Conditions 

WTL +a evaluated real estate market conditions in Orlando, focusing on selected competitive 

locations such as the Parramore Trade Area and the Study Area to understand how recent 

market trends, current economic conditions, and future growth affect both near- and long-term 

opportunities for revitalizing and redeveloping Parramore.  This analysis is considered a critical 

component when testing overall redevelopment potentials in Section 4. 

This section of the report examines those factors, such as new residential development 

patterns, and analyzes historic and current inventory, occupancy and vacancy levels, annual 

absorption (leasing) activity, historic development trends, and other appropriate market indices 

for residential, retail, lodging and ‘workplace’ commercial (i.e., office and industrial) uses based 

on available data.  Key findings are summarized below and illustrated in Table 11 through Table 

21. 

Housing 

 As illustrated in Table 11, based on data from ESRI Business Analyst and the American 

Community Survey (ACS), the trade area encompassing Parramore contains 7,651 housing 

units; 

 As of 2013, approximately 21 percent of the trade area’s housing stock is owner-occupied; 

another 59 percent of the housing inventory is rental; and, a significant 19.8 percent is 

vacant, with fully 1,513 empty units.  The vacancy rate has reportedly increased from its 

2010 level of 16.7 percent; 

 In 2013, the median unit value of all housing units in this geography was $91,300.  Over the 

next five years, median housing values are expected to increase at a compound annual rate 

of 4.8 percent per year—to $115,600.  This would be above the rate of inflation and 

represent real growth in overall housing values; 
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Table 11:  Housing Profile, Parramore Trade Area, 2010—2018 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2010 2013 % Dist. 2018 % Dist. No. CAGR %

Housing Tenure

Owner-occupied 1,822         1,611         1,724         113            1.4%

% of Total 24.2% 21.1% 22.1%

Renter-occupied 4,445         4,527         4,555         28              0.1%

% of Total 59.1% 59.2% 58.4%

Vacant 1,259         1,513         1,515         2                0.0%

% of Total 16.7% 19.8% 19.4%

Total Units: 7,526         7,651         7,794         268            0.4%

% Owned with Mortgage 72%

% Owned Free & Clear 28%

Housing Tenure by Race (2010 Census)

Owner-occupied

White 493            27%

Black/African American 1,234         68%

American Indian/Alaskan 5                0%

Asian & Pacific Islander 27              1%

Other Race 33              2%

Two or More Races 29              2%

Hispanic Origin 99              5%

Total: 1,821         24%

Renter-occupied

White 857            19%

Black/African American 3,224         73%

American Indian/Alaskan 26              1%

Asian & Pacific Islander 81              2%

Other Race 164            4%

Two or More Races 94              2%

Hispanic Origin 526            12%

Total: 4,446         59%

Unoccupied Housing Units By Status (2010 Census)

Unoccupied for Other Reasons

Rented (Not Occupied) 19              12%

For Sale Only 92              56%

Sold (Not Occupied) 10              6%

Seasonal Use 44              27%

For Migrant Workers -                 0%

Subtotal: 165            14%

True Vacancies

Other Vacant 243            23%

Vacant, For Rent 796            77%

Subtotal: 1,039         86%

Total Unoccupied Units: 1,204         16.0%

TRUE VACANCY: 2010 2013 2018

  Vacant Units 1,039         1,306         1,307         

  True Vacancy Rate 14% 17% 17%

Source: ESRI Business Analyst; WTL +a, March 2014.

Change: 2013-2018
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Table 12:  Housing Profile, Parramore Study Area, 2010—2018 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2010 2013 % Dist. 2018 % Dist. No. CAGR %

Housing Tenure

Owner-occupied 271            226            242            16              1.4%

% of Total 10.0% 8.2% 8.9%

Renter-occupied 2,042         2,009         2,020         11              0.1%

% of Total 75.2% 72.7% 74.0%

Vacant 404            527            468            (59)             -2.3%

% of Total 14.9% 19.1% 17.1%

Total Units: 2,717         2,762         2,730         13              -0.2%

% Owned with Mortgage 75%

% Owned Free & Clear 25%

Housing Tenure by Race (2010 Census)

Owner-occupied

White 37              14%

Black/African American 229            85%

American Indian/Alaskan -                 0%

Asian & Pacific Islander 1                0%

Other Race 1                0%

Two or More Races 3                1%

Hispanic Origin 14              5%

Total: 271            10%

Renter-occupied

White 430            21%

Black/African American 1,416         69%

American Indian/Alaskan 12              1%

Asian & Pacific Islander 68              3%

Other Race 78              4%

Two or More Races 38              2%

Hispanic Origin 301            15%

Total: 2,042         75%

Unoccupied Housing Units By Status (2010 Census)

Unoccupied for Other Reasons

Rented (Not Occupied) 6                19%

For Sale Only 12              39%

Sold (Not Occupied) 3                10%

Seasonal Use 10              32%

For Migrant Workers -                 0%

Subtotal: 31              8%

True Vacancies

Other Vacant 91              24%

Vacant, For Rent 282            76%

Subtotal: 373            92%

Total Unoccupied Units: 404            14.9%

TRUE VACANCY: 2010 2013 2018

  Vacant Units 373            487            432            

  True Vacancy Rate 14% 18% 16%

Source: ESRI Business Analyst; WTL +a, March 2014.

Change: 2013-2018
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 More specific analysis of the vacant housing stock in the Parramore Trade Area indicates 

that the 1,513 vacant units are unoccupied for various reasons that do not accurately reflect 

actual vacant units.  For example, a number of units were sold but not occupied, while 

others are already rented but not occupied.  This serves to reduce the trade area’s vacant 

housing stock slightly—known as true vacancy—to 17 percent, or roughly 1,306 units in 

2013. 

Housing trends in the Study Area indicate the following: 

 As illustrated in Table 12, based on data from ESRI Business Analyst and the American 

Community Survey (ACS), the Study Area contains 7,651 housing units; 

 As of 2013, only 8.2 percent of Parramore’s housing stock is owner-occupied; another 73 

percent of the housing inventory is rental; and, 19.1 percent is vacant, with 527 empty units.  

The vacancy rate has reportedly increased from its 2010 level of 14.9 percent; and 

 In 2013, the median unit value of all housing units in Parramore was $81,982.  Over the next 

five years, median housing values are expected to increase at a compound annual rate of 

2.7 percent per year—to $93,700. 

 

 

 

 

 

 

 

 

 

In order to document how population and household growth affects opportunities to revitalize 

Parramore, the consultants reviewed information on annual housing starts/residential building 

permits.  Key findings indicate that: 
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Table 13:  Housing Starts—Selected Municipalities, 2004—2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Total Annual % of

Municipality 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Starts Average Total

Single-family Detached

Apopka 917            657            754            426            261            226            289            189            311            456            4,486         449            8%

Maitland 14              94              48              7                6                -             4                2                5                9                189            19              0%

Ocoee 518            503            556            137            175            198            230            209            209            364            3,099         310            6%

Orlando 2,256         1,865         1,563         622            348            235            224            308            801            1,037         9,259         926            17%

Unincorporated 6,621         6,694         5,632         2,274         1,312         893            1,183         1,486         2,268         2,507         30,870       3,087         58%

Winter Garden 1,219         898            865            495            340            243            196            197            182            319            4,954         495            9%

Winter Park 115            137            112            89              35              16              25              30              55              76              690            69              1%

SFD-All County: 11,664       10,861       9,538         4,054         2,477         1,811         2,151         2,421         3,831         4,768         53,576       5,358         64%

Annual Change -            (803)          (1,323)       (5,484)       (1,577)       (666)          340           270           1,410        937           

Multi-family

Apopka 6                57              130            -             -             -             -             -             -             2                195            20              1%

Maitland -             52              219            253            202            -             8                4                12              136            886            89              3%

Ocoee 67              -             -             165            -             -             -             -             -             240            472            47              2%

Orlando 1,242         3,577         2,790         1,427         1,771         62              336            637            1,084         1,850         14,776       1,478         49%

Unincorporated 1,374         2,633         1,312         2,255         948            56              352            978            1,543         1,693         13,144       1,314         44%

Winter Garden 282            2                -             -             -             -             -             -             9                -             293            29              1%

Winter Park 40              36              6                15              2                -             -             -             -             -             99              10              0%

MF-All County: 3,011         6,357         4,457         4,115         2,923         118            696            1,619         2,648         3,921         29,865       2,987         36%

Annual Change -            3,346        (1,900)       (342)          (1,192)       (2,805)       578           923           1,029        1,273        

5+ Units In MF Structures

City of Orlando 1,172         3,393         2,622         1,371         1,769         47              320            633            1,050         1,824         14,201       1,420         

As % of MF Units 94% 95% 94% 96% 100% 76% 95% 99% 97% 99% 96%

http://socds.huduser.org/permits/

Source: U.S. Census Bureau; U.S. Dept. of Housing & Urban Development; WTL+a, revised November 2014.

Change: 2004-2013
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Table 13 (Continued):  Housing Starts–Selected Municipalities, 2004—2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Total Annual % of

Municipality 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Starts Average Total

Total Starts

Apopka 923            714            884            426            261            226            289            189            311            458            4,681         468            6%

Maitland 14              146            267            260            208            -             12              6                17              145            1,075         108            1%

Ocoee 585            503            556            302            175            198            230            209            209            604            3,571         357            4%

Orlando 3,498         5,442         4,353         2,049         2,119         297            560            945            1,885         2,887         24,035       2,404         29%

Unincorporated 7,995         9,327         6,944         4,529         2,260         949            1,535         2,464         3,811         4,200         44,014       4,401         53%

Winter Garden 1,501         900            865            495            340            243            196            197            191            319            5,247         525            6%

Winter Park 155            173            118            104            37              16              25              30              55              76              789            79              1%

TOTAL-Orange County: 14,675       17,218       13,995       8,169         5,400         1,929         2,847         4,040         6,479         8,689         83,441       8,344         100%

http://socds.huduser.org/permits/

Source: U.S. Census Bureau; U.S. Dept. of Housing & Urban Development; WTL+a, revised November 2014.

Change: 2004-2013
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 Since 2004 (including the boom years of 2004-2006, the 2007-2009 recession and 

subsequent recovery), housing starts across Orange County resulted in delivery of more 

than 83,400 new housing units, producing a sustained annual pace of over 8,300 units per 

year.  In terms of unit distribution, this includes more than 53,500 single-family units (64 

percent of the total) and almost 29,900 multi-family units (36 percent); 

 Of the municipalities/areas profiled in this analysis, unincorporated parts of Orange County 

captured the lion’s share of new residential development—with more than 40,000 unit starts.  

This reflects a sustained annual pace of 4,400 units per year; 

 Consistent with the city’s population growth, Orlando also experienced significant new 

residential development during this period.  In fact, the City of Orlando added 24,035 new 

housing units between 2004 and 2013, capturing fully 29 percent of the county’s total new 

housing starts over the past 10 years.  This included 9,259 single-family units (41 percent) 

and 14,776 multi-family units (59 percent), thus translating into a sustained annual average 

of 2,404 new housing starts per year; 

 Annual housing starts in Orlando mirror fluctuating economic cycles—with 3,500 to 5,400+ 

annual unit starts during the boom cycles of 2004—2006; a low of only 297 unit starts during 

the depths of the recession in 2009.  As the economy has rebounded since the 2009 

recession, annual unit starts have increased—to 1,885 starts in 2012 and almost 2,900 

starts in 2013; 

 The geographic distribution of new housing in the City of Orlando is not fully known.  

However, new housing over the past 10 years has been built in outlying neighborhoods of 

the city and in infill locations such as downtown.  As illustrated previously in Table 3, 

downtown Orlando added 2,761 new households between 2000 and 2013, suggesting that 

downtown is capturing approximately 10 to 12 percent of the city’s new residential 

development. 

Market-rate Downtown Housing 

As noted in the Introduction, the market study for the Parramore Comprehensive Neighborhood 

Plan evaluated opportunities for market-rate housing.  We did not examine affordable/workforce 

housing as those uses are the subject of an extensive study being conducted in metropolitan 

Orlando by the Shimberg Center for Housing Studies of the University of Florida. 
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The following highlights key findings from a profile of eight new or recently-delivered, multi-

family rental projects in scattered locations of downtown Orlando.  These characteristics were 

considered in key market inputs (such as rents) used in the stabilized-year financial prepared for 

the market study.  Profiles such as this also play a critical role in the plan’s implementation, to 

be used by public officials in decisions about the use of financial and or regulatory incentives to 

ensure that Parramore’s revitalization is successful in attracting private investment.  As 

illustrated in Table 14 below: 

 These eight projects contain more than 2,100 units in a mix of unit sizes; 

 Monthly rents average $1.74 per sq. ft.; 

 Unit sizes averages 1,103 sq. ft. per unit; and 

 Average absorption (i.e., the rate at which units are leased) was ascertained for the newest 

residential development—SteelHouse on N. Orange Avenue.  This 326-unit project was built 

in 2012, and is currently 90% occupied.  It was leased at an average rate of 12 units per 

month when it opened.  This is considered a healthy rate of leasing activity. 

In Parramore, there are three residential projects that have been built over the past 15 years—

Carver Park (a Hope VI affordable/mixed-income and senior housing project); Callahan Oaks 

(an affordable garden apartment community); and, City View (a moderate-density, mixed-

income rental building delivered in 2003 and located on Church Street).  According to the 

developer, City View was a very complicated development deal requiring multiple sources of 

public and private financing.  As City View contains a mix of market-rate units, a summary of the 

building’s key market characteristics is provided below: 

 City View contains 236 units in a mix of affordable, workforce and market-rate pricing; 

 Units range in size from 604 sq. ft. to 1,274 sq. ft., with monthly rents ranging from $810 to 

$1,810 per unit per month; 

 These rates would translate into overall pricing ranging from $1.20 to $1.50 per sq. ft.; 

 As the building is over 10 years old, no information on monthly unit absorption (leasing) was 

available; and 

 Residents are responsible for monthly costs associated with electric, HVAC, water/sewer, 

telephone and cable. 
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Table 14:  Profile of Selected Multi-family Projects, Downtown Orlando 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Units & No. of Size

Property Built % Occupancy Unit Units (SF) Low High Average Effective Per SF

55 West 2005 377                

55 West Church Street 94% 1BR 30            612          1,270$     1,290$     1,280$     1,280$     2.09$       

1BR 30            674          1,345       1,350       1,348       1,348       2.00         

1BR 16            683          1,475       1,565       1,520       1,520       2.23         

1BR 16            825          1,760       1,760       1,760       1,760       2.13         

1BR 16            910          1,675       1,875       1,775       1,775       1.95         

1BR 30            1,030       1,680       1,735       1,708       1,708       1.66         

2BR 32            1,060       1,840       1,845       1,843       1,843       1.74         

2BR 16            1,117       1,900       1,900       1,900       1,900       1.70         

2BR 25            1,288       2,150       2,290       2,220       2,220       1.72         

2BR 32            1,329       2,185       2,325       2,255       2,255       1.70         

2BR 26            1,341       2,095       2,200       2,148       2,148       1.60         

2BR 32            1,402       2,255       2,635       2,445       2,445       1.74         

3BR 32            1,808       2,850       3,065       2,958       2,958       1.64         

Total/Weighted Average: 333          1,118       1,916$     2,027$     1,972$     1,972$     1.76$       

SteelHouse Orlando 2012 326                1BR 79            615          1,157$     1,157$     1,157$     1,157$     1.88$       

750 N. Orange Avenue 90% 1BR 11            624          1,107       1,107       1,107       1,107       1.77         

1BR 8              624          1,179       1,179       1,179       1,179       1.89         

1BR 40            647          1,168       1,168       1,168       1,168       1.81         

1BR 18            647          1,277       1,277       1,277       1,277       1.97         

1BR 9              670          1,166       1,166       1,166       1,166       1.74         

1BR 32            688          1,273       1,273       1,273       1,273       1.85         

1BR 1              689          1,240       1,240       1,240       1,240       1.80         

1BR 7              709          1,146       1,146       1,146       1,146       1.62         

1BR 4              785          1,333       1,333       1,333       1,333       1.70         

1BR 12            788          1,312       1,312       1,312       1,312       1.66         

1BR 4              813          1,398       1,398       1,398       1,398       1.72         

1BR 10            823          1,334       1,334       1,334       1,334       1.62         

2BR 16            953          1,575       1,575       1,575       1,575       1.65         

2BR 4              989          1,639       1,639       1,639       1,639       1.66         

2BR 12            997          1,619       1,619       1,619       1,619       1.62         

2BR 12            1,045       1,586       1,586       1,586       1,586       1.52         

2BR 3              1,093       1,587       1,587       1,587       1,587       1.45         

2BR 4              1,136       1,894       1,894       1,894       1,894       1.67         

2BR 10            1,147       1,649       1,649       1,649       1,649       1.44         

2BR 2              1,151       1,905       1,905       1,905       1,905       1.66         

2BR 28            1,152       1,669       1,669       1,669       1,669       1.45         

Total/Weighted Average: 326          1,328       1,328$     1,328$     1,328$     1,328$     1.71$       

Source: Cushman & Wakefield; WTL+a, March 2014.

Monthly Rent
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Table 15:  Profile of Selected Multi-family Projects, Downtown Orlando 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Units & No. of Size

Property Built % Occupancy Unit Units (SF) Low High Average Effective Per SF

Paramount on Lake Eola 2006 306                

410 E. Central Blvd. 94% 1BR 12            638          1,375$     1,475$     1,425$     1,425$     2.23$       

Owner: 1BR 60            789          1,560       1,870       1,715       1,715       2.17         

15% 1BR 24            852          1,560       1,670       1,615       1,615       1.90         

Rental: 2BR 12            1,115       2,130       2,185       2,158       2,158       1.93         

85% 1BR 12            1,162       1,915       2,135       2,025       2,025       1.74         

2BR 12            1,269       2,175       2,220       2,198       2,198       1.73         

2BR 12            1,283       2,190       2,240       2,215       2,215       1.73         

2BR 30            1,295       2,185       2,475       2,330       2,330       1.80         

2BR 36            1,414       2,005       2,220       2,113       2,113       1.49         

2BR 60            1,516       2,275       2,440       2,358       2,358       1.56         

2BR 12            1,696       2,625       2,725       2,675       2,675       1.58         

3BR 6              1,939       3,215       3,320       3,268       3,268       1.69         

3BR 24            2,039       3,360       3,540       3,450       3,450       1.69         

Total/Weighted Average: 312          1,266       2,097$     2,287$     2,192$     2,191$     1.73$       

Aspire 2008 164                1BR/1BA 33            598          1,110$     1,110$     1,110$     1,065$     1.78$       

111 E. Washington Street 98%

1BR/1BA 77            789          1,450       1,450       1,450       1,390       1.76         

2BR/2BA 38            1,180       2,124       2,124       2,124       1,947       1.65         

3BR/2BA 14            2,400       2,400       2,400       2,400       2,200       0.92         

3BR/2BA 2              2,850       5,810       5,810       5,810       5,326       1.87         

Total/Weighted Average: 164          1,004       1,672$     1,672$     1,672$     1,571$     1.56$       

Source: Cushman & Wakefield; WTL+a, March 2014.

Monthly Rent
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Table 16:  Profile of Selected Multi-family Projects, Downtown Orlando 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Units & No. of Size

Property Built % Occupancy Unit Units (SF) Low High Average Effective Per SF

Post Parkside 2008 248                1BR/1BA 68            515          1,045$     1,045$     1,045$     1,045$     2.03$       

425 E. Central Blvd. 98% 1BR/1BA 62            698          1,310       1,310       1,310       1,310       1.88         

1BR/2BA 18            872          1,325       1,325       1,325       1,325       1.52         

2BR/2BA 73            1,085       1,530       1,530       1,530       1,530       1.41         

2BR/2.5BA 4              1,368       2,200       2,200       2,200       2,200       1.61         

3BR/3BA 13            1,337       2,000       2,000       2,000       2,000       1.50         

3BR/3.5BA 2              1,784       2,400       2,400       2,400       2,400       1.35         

3BR/3BA 7              1,840       2,400       2,400       2,400       2,400       1.30         

3BR/3.5BA 1              2,518       4,000       4,000       4,000       4,000       1.59         

Total/Weighted Average: 248          867          1,404$     1,404$     1,404$     1,404$     1.62$       

Camden Orange Court 2009 261                1BR 64            588          1,120$     1,280$     1,200$     1,200$     2.04$       

668 N. Orange Avenue 97% 1BR 8              632          1,120       1,280       1,200       1,200       1.90         

1BR 3              694          1,340       1,500       1,420       1,420       2.05         

1BR 40            696          1,340       1,500       1,420       1,420       2.04         

1BR 6              706          1,280       1,440       1,360       1,360       1.93         

1BR 12            709          1,280       1,440       1,360       1,360       1.92         

1BR 16            716          1,280       1,440       1,360       1,360       1.90         

1BR 6              827          1,285       1,425       1,355       1,355       1.64         

1BR 3              865          1,285       1,425       1,355       1,355       1.57         

1BR 4              872          1,285       1,425       1,355       1,355       1.55         

1BR 36            876          1,285       1,425       1,355       1,355       1.55         

2BR 7              985          1,389       1,409       1,399       1,399       1.42         

2BR 8              997          1,409       1,449       1,429       1,429       1.43         

2BR 22            1,168       1,730       1,880       1,805       1,805       1.55         

2BR 2              1,204       1,730       1,880       1,805       1,805       1.50         

2BR 21            1,217       1,569       1,699       1,634       1,634       1.34         

2BR 3              1,324       2,380       3,020       2,700       2,700       2.04         

261          812          1,331$     1,482$     1,406$     1,406$     1.73$       

Source: Cushman & Wakefield; WTL+a, March 2014.

Monthly Rent
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Table 17:  Profile of Selected Multi-family Projects, Downtown Orlando 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Multi-tenant/Speculative “Workplace” Uses 

A critical component of the market study for the Parramore Comprehensive Neighborhood Plan 

includes a detailed analysis of the area’s competitive office, retail and industrial market 

conditions to ensure that revitalization and redevelopment strategies are competitively 

positioned for success in the marketplace.  This profile is key to testing potential market support 

for each of these uses, and to guiding appropriate policies to implement the plan. 

The consultants evaluated market performance for each of these uses in the Study Area and 

downtown Orlando to understand their relative competitive positions in the market.  This is 

based on data from CoStar, Inc., a national real estate database, for 2006 through 1Q/2014, 

and includes the following key market indices: total inventory, construction deliveries, annual 

Year Units & No. of Size

Property Built % Occupancy Unit Units (SF) Low High Average Effective Per SF

101 Eola 2008 146                1BR/1BA 56            644          1,350$     1,350$     1,350$     1,350$     2.10$       

101 S. Eola Drive 10%

Owner: 1BR/1.5BA 44            997          1,450       1,600       1,525       1,525       1.53         

75%

Rental: 2BR/2BA 26            1,198       1,850       2,100       1,975       1,975       1.65         

25%

2BR/2BA 14            1,255       2,000       2,200       2,100       2,100       1.67         

2BR/2BA 4              1,737       3,500       3,800       3,650       3,650       2.10         

2BR/2BA 2              1,773       3,500       3,800       3,650       3,650       2.06         

Total/Weighted Average: 146          953          1,620$     1,741$     1,680$     1,680$     1.76$       

Skyhouse Orlando Under 320                0BR/1BA 76            585          1,150$     1,385$     1,268$     1,268$     2.17$       

Construction 30%

Pre-leased 1BR/1BA 38            593          1,150       1,460       1,305       1,305       2.20         

1BR/1BA 76            655          1,330       1,330       1,330       1,330       2.03         

1BR/1BA 38            691          1,400       1,585       1,493       1,493       2.16         

1BR/1BA 6              900          1,400       1,700       1,550       1,550       1.72         

2BR/2BA 68            1,029       1,900       2,030       1,965       1,965       1.91         

3BR/3BA 4              1,217       2,175       2,175       2,175       2,175       1.79         

3BR/3BA 2              1,346       2,390       2,475       2,433       2,433       1.81         

3BR/3BA 12            1,382       2,545       2,620       2,583       2,583       1.87         

Total/Weighted Average: 320          758          1,459$     1,611$     1,535$     1,535$     2.02$       

2,110       1,013       1.74$       

Source: Cushman & Wakefield; WTL+a, March 2014.

Monthly Rent
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Parramore Study Area 

 As illustrated in Table 20, CoStar, Inc. data indicate that the Parramore Study Area 

contains almost 645,400 sq. ft. of office space in 42 buildings.  Parramore accounts for 

only 1.7 percent of Orange County’s total office inventory of 37.2 million sq. ft.; 

 The Study Area’s office inventory includes two large office buildings—the Orange County 

School Board headquarters (224,505 sq. ft., built in 1990) and the HD Supply office building 

(220,000 sq. ft., built in 2003) as well as the state office complex and Federal Courthouse.  

Each of these would be defined in the industry as single-user/owner properties.  However, 

local brokers reported that sublet space is available for lease in the HD Supply property; 

 The remaining “multi-tenant” inventory (approximately 200,852 sq. ft.) is composed of small 

“garden” office buildings located primarily along US 441 / Orange Blossom Trail and US 50 / 

W. Colonial Drive.  Garden office buildings are defined by the real estate industry as small 

properties generally containing between 2,500 and 20,000 sq. ft. of space.  In Parramore, 

many of these smaller office buildings are actually residential conversions that have 

occurred over time; 

 

 

 

 

 

 

 

 

 Notably, due to the small amount of inventory, lack of new construction and presence of 

owner/user buildings such as the School Board headquarters, the Study Area’s office 

market is stabilized.  That is, the amount of vacant space is very low—ranging from a high of 

only 5.7 percent in 2004 to 2.9 percent in 2013.  At year-end 2013, there were only 18,400 

sq. ft. of vacant office space in Parramore.  However, since the 18,400 sq. ft. of vacant 
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Table 20:  “Workplace” Market Profile, Parramore Study Area, 2006—2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Ann'l Avg. CAGR %

Office

Inventory (1) 653,678       653,678       653,678       653,678       647,861       645,357       645,357       645,357       645,357       645,357       (8,321)        

No. of Buildings 43                43                43                43                43                42                42                42                42                42                (1)               

Vacant Stock (2) 37,054         15,673         12,873         19,642         24,195         10,600         10,600         11,672         17,867         18,413         (18,641)      

Vacancy Rate 5.7% 2.4% 2.0% 3.0% 3.7% 1.6% 1.6% 1.8% 2.8% 2.9% -7.3%

Total Net Absorption (2) (23,704)        21,381         2,800           (6,769)          (10,370)        11,091         -               (1,072)          (6,195)          (546)             (13,384)      (1,338)        

Construction Deliveries -               -               -               -               3,325           -               -               -               -               -               3,325         

Average Rental Rate (3) 20.54$         20.11$         14.86$         14.61$         15.23$         13.61$         11.34$         10.74$         9.52$           13.43$         -4.6%

Years to Stabilized (95%) Occupancy:

  Based on Average Annual Absorption N/A 

Retail (Data Available Since 2006 Only)

Inventory 286,750       282,959       282,959       282,959       282,959       282,959       275,339       247,912       (38,838)      

No. of Buildings/Properties 39                38                38                38                38                38                37                35                (4)               

Vacant Stock (2) 8,454           4,700           50,519         36,479         25,843         2,500           20,000         17,094         8,640         

Vacancy Rate 2.9% 1.7% 17.9% 12.9% 9.1% 0.9% 7.3% 6.9% 12.9%

Total Net Absorption (2) (1,254)          (37)               (45,819)        14,040         10,636         23,343         (25,120)        (24,521)        (48,732)      (6,092)        

Construction Deliveries -               -               -               -               -               -               -               7,009           7,009         

Average Rental Rate -$             -$             -$             8.55$           8.55$           8.55$           15.00$         8.67$           0.3%

Years to Stabilized (95%) Occupancy:

  Based on Average Annual Absorption N/A

(1)  According to CoStar, Inc., the office inventory in the Parramore Study Area includes the Orange County School Board headquarters (224,505 sq. ft.); HD Supply (220,000 sq. ft.); and 40 small Class C office

     buildings ranging in size from 500 sq. ft. to 17,200 sq. ft.  The inventory excludes the state office buildings.

(2)  Includes existing vacant relet and sublet space.

(3)  Average asking rents for office space include both relet and sublet space on a full-service (FS) basis.

Source: CoStar, Inc.; WTL+a, March 2014.

Change: 2004-2013
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Table 21:  “Workplace” Market Profile, Parramore Study Area, 2006—2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Ann'l Avg. CAGR %

Industrial

Inventory (1) 1,914,185    1,914,185    1,919,515    1,917,372    1,919,372    1,797,182    1,797,182    1,797,182    1,797,182    1,661,129    (253,056)    

No. of Buildings 125              125              126              125              126              121              121              121              121              110              (15)             

Vacant Stock (2) 84,098         74,273         69,824         66,565         95,133         141,675       128,939       130,322       103,600       92,574         8,476         

Vacancy Rate 4.4% 3.9% 3.6% 3.5% 5.0% 7.9% 7.2% 7.3% 5.8% 5.6% 2.7%

Total Net Absorption (2) 657              9,825           9,779           1,116           (26,568)        (168,732)      12,736         (1,383)          26,722         (125,027)      (260,875)    (26,088)      

Construction Deliveries -               -               5,330           -               2,000           -               -               -               -               -               7,330         

Average Rental Rate (3) 4.50$           4.96$           5.44$           5.87$           5.83$           4.90$           5.47$           3.94$           3.77$           3.80$           -1.9%

Years to Stabilized (95%) Occupancy:

  Based on Average Annual Absorption N/A 

Total Workplace Inventory

Inventory 2,567,863    2,567,863    2,859,943    2,854,009    2,850,192    2,725,498    2,725,498    2,725,498    2,717,878    2,554,398    (13,465)      

No. of Buildings/Properties 168              168              208              206              207              201              201              201              200              187              19              

Vacant Stock (2) 121,152       89,946         91,151         90,907         169,847       188,754       165,382       144,494       141,467       128,081       6,929         

Vacancy Rate 4.7% 3.5% 3.2% 3.2% 6.0% 6.9% 6.1% 5.3% 5.2% 5.0% 0.7%

Total Net Absorption (2) (23,047)        31,206         11,325         (5,690)          (82,757)        (143,601)      23,372         20,888         (4,593)          (150,094)      (322,991)    (32,299)      

Construction Deliveries -               -               5,330           -               5,325           -               -               -               -               7,009           17,664       

Years to Stabilized (95%) Occupancy:

  Based on Average Annual Absorption N/A

(1)  According to CoStar, Inc., the office inventory in the Parramore Study Area includes the Orange County School Board headquarters (224,505 sq. ft.); HD Supply (220,000 sq. ft.); and 40 small Class C office

     buildings ranging in size from 500 sq. ft. to 17,200 sq. ft.  The inventory excludes the state office buildings.

(2)  Includes existing vacant relet and sublet space.

(3)  Average asking rents for office space include both relet and sublet space on a full-service (FS) basis.

Source: CoStar, Inc.; WTL+a, March 2014.

Change: 2004-2013
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In 2012, the citywide housing vacancy rate was 14.7 percent.  The analysis assumes that 

the vacancy rate will decline slightly over the next 20 years—to 13 percent by 2035; 

 From a perspective, some portion of existing vacant units will need to be leased and sold 

before financing of new construction is provided (this is simply a more conservative way of 

measuring housing potentials).  The analysis assumes that 30 percent of existing vacant 

units are available for occupancy.  This yields net demand for almost 44,700 new housing 

units citywide by 2035; 

 Next, the analysis allocates an estimate of potential new market-rate housing units to the 

Study Area.  This is based on known projects such as new residential development 

proposed for Creative Village and assumptions about other potential new market-rate units 

that could be built somewhere in the Study Area, such as catalyst projects (i.e., it is not site-

specific); 

 According to the 2013-2035 Projected Downtown Cumulative Housing Growth forecasts 

prepared by the City of Orlando Planning Department, there are two known/identified 

projects in the Parramore Study Area that will include new housing by 2035: 

o Creative Village—1,604 units 

o Downtown Sports & Entertainment Project (Amway)—250 units 

 As no other projects with market-rate housing are known at this time, the analysis assumes 

delivery of an additional 600 new units as part of catalyst/other projects delivered over 

the next 20 years (2015-2035).  This excludes affordable and workforce housing units that 

may be provided as part of the Carver Senior Housing/Carver Park Hope VI expansion, 

Wells Landing development, and/or others in Parramore not known at this time; 

 The additional 600 units is an estimate; as a means of understanding whether the 

marketplace will support this estimate, we compared the required capture of future citywide 

growth for the known projects identified above and the unknown (i.e., 600 units).  This 

suggests that the required capture of future citywide demand for new housing will be as 

follows: 

o 0.5% required capture for Downtown Sports & Entertainment housing 

o 3.3% required capture for Creative Village 
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o 1.2% required capture for unknown projects (600 units) 

 Collectively, a planning target of approximately 2,500 new, market-rate housing units in 

both known/catalyst and unknown projects in the Parramore Study Area will require an 

overall capture of 5 percent of the city’s future growth.  In our professional opinion, this 

is a reasonable and achievable target presuming continued growth in population, 

households and jobs (particularly in downtown Orlando). 

Table 22:  Housing Potentials, 2035 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Change:

2013 2015 2025 2035 2013-2035

City of Orlando

New Growth (From Table 1)

Population 250,415             259,071           307,054           363,923           113,508           

Households (1) 107,938             111,669           132,351           156,863           

New Households: -                     3,731               20,682             24,513             48,926             

Net Housing Demand

Total Units: 123,330             129,622           150,304           174,817           51,487             

Actual & Assumed Vacancies (2) 14.7% 14.6% 14.0% 13.0%

All Vacant Units: 18,148               18,925             21,043             22,726             

- Occupancy of Existing Vacant Units @ (3) 30.0%

Gross Demand Allocated to Existing Vacant Units: 6,818               (6,818)              

2035 Net Demand (Units): 44,669             

Parramore Study Area

Allocation to Known Projects

Creative Village (4) 160                  924                  520                  1,604               

Required Capture of Future Demand 4% 4% 2% 3.3%

Downtown Sports & Entertainment District (4) -                       250                  -                       250                  

Required Capture of Future Demand 1% 0.5%

Other Market-rate Units

Assumed Units Delivered in Catalyst Projects 100                  200                  300                  600                  

Required Capture of Gross Citywide Demand 3% 1% 1% 1.2%

TOTAL (Market-rate Units Only): 260                  1,374               820                  2,454               

Required Capture of Future Demand 7% 7% 3% 5.0%

(1) Growth forecasts assume a straight-line growth rate (i.e., the City of Orlando continues to grow at the same rate of 1.7% per

year between 2013-2035 as it did between 2000-2013) (see Table 1).

(2) The analysis assumes that Orlando's current housing vacancy rate (14.7%) declines over the forecast period.

(3) From a financing perspective, the analysis assumes that a minimum of 30% of existing vacant housing stock is available to

accommodate new household growth.  This reduces gross unit demand by 30%.

(4) Based on 2013-2035 Projected Downtown Cumulative Housing Growth  forecasts prepared by the City of Orlando.

Source: U.S. Census Bureau; ESRI Business Analyst; WTL +a, August 2014.
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Multi-tenant/Speculative Office 

The first step in measuring market support for office space in the Parramore Study Area 

examines market potentials for office use countywide and allocates demand to the Study Area.  

As illustrated in Table 23, the analysis translates growth forecasts (for 2013—2021) among 

specific industry sectors prepared by the Florida Department of Economic Opportunity (DEO) 

(formerly the Agency for Workforce Innovation [AWI]) into demand by applying an occupancy 

factor (of occupied space per office employee), and estimates the proportion of employees in 

each sector who are office workers. 

The analysis also considers demand generated by other market factors, such as vacancy 

adjustments, part-time/self-employed individuals (who may or may not occupy multi-tenant 

office space), and cumulative replacement; these estimates either increase or reduce future 

demand for office space.  Cumulative replacement, for example, considers tenants that move 

when a building is removed from the inventory due to physical and/or functional obsolescence. 

 The analysis indicates gross demand for almost 12.6 million sq. ft. of office space across 

Orange County between 2013 and 2021; 

 From a financing perspective, however, some portion of the county’s existing 6.6 million sq. 

ft. of vacant office space would need to be leased before new office space could be 

financed.  At this time it is not known how much of the remaining existing vacant inventory 

suffers from physical and/or functional obsolescence; will be converted to other uses such 

as residential; or could be demolished.  Given that the region’s office market is in recovery 

from the 2007—2009 recession, the analysis assumes that 50% (or 3.3 million sq. ft.) would 

need to be leased before financing is provided for any new office construction.  This yields 

remaining net demand for approximately 9.25 million sq. ft. of new office space 

(countywide) by 2021; 

 Next, the analysis allocates an estimate of potential new office space to the Study Area.  

This is based on known projects such as the initial phases of Creative Village and the 

proposed office space to be built as part of the Downtown Sports & Entertainment (Amway) 

project as well as assumptions about other potential space that could be built somewhere in 

the Study Area, such as catalyst projects (i.e., it is not site-specific); 
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 According to the 2013-2035 Projected Downtown Office Growth forecasts prepared by the 

City of Orlando Planning Department, there are two known/identified projects in the 

Parramore Study Area that will include new office space by 2021: 

o Creative Village—450,000 sq. ft. (and a total of 1.5 million sq. ft. by 2040) 

o Downtown Sports & Entertainment Project (Amway)—100,000 sq. ft. 

 As no other projects with office uses are known at this time, the analysis assumes that the 

Study Area will maintain its current share of office space relative to the county total in the 

future.  That is, as illustrated previously in Table 20, the Study Area’s 645,400 sq. ft. of 

existing office space comprises a 1.7 percent share of the county’s 37.2 million sq. ft. of 

office space.  (The 1.7 percent share includes the multi-tenant inventory of 200,852 sq. ft. as 

well as the OCSB and HD Supply buildings, but excludes the state office complex and 

Federal Courthouse); 

 If Parramore maintains its fair share of 1.7 percent in the future, this would support an 

additional 160,000 sq. ft. of new speculative/multi-tenant office space by 2021.  As a 

means of understanding whether the marketplace will support this estimate, we compared 

the required capture of future growth in office space for the known projects identified above 

and the unallocated (i.e., 160,000 sq. ft.).  This suggests that the required capture of future 

demand for new office space will be as follows: 

o 5% required capture for Creative Village 

o 1% required capture for Downtown Sports & Entertainment housing 

o 2% required capture for unknown projects (160,000 sq. ft.) 

 Collectively, a planning target of approximately 710,000 sq. ft. of new office space in both 

known/catalyst and unknown projects in the Parramore Study Area will require an overall 

capture of 8 percent of the future growth in office space generated by job growth in 

office-using sectors through 2021.  In our professional opinion, this is an achievable target 

but it may require the use of financial and/or regulatory incentives, particularly in small-scale 

projects, as the broader downtown office market continues to recover from the effects of the 

recession (i.e., current rents may not justify construction feasibility, uneven 

absorption/leasing activity, etc.); and 
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Table 23:  Office Market Potentials, 2013—2021 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

New Jobs % Office- SF Occupancy 2021 Demand

Industry Sector 2013-2021 Using Factor (In SF)

Orange County

Resources & Construction 8,413              10% 175                 147,200             

Manufacturing 1,180              20% 200                 47,200               

Transp/Communications/Utilities 2,773              40% 200                 221,800             

Wholesale & Retail Trade 14,248            20% 175                 498,700             

Finance/Insurance/Real Estate 6,127              85% 275                 1,432,200          

Services

  Professional/Business Services 11,736            90% 250                 2,640,600          

  Management/Administrative 11,697            60% 250                 1,754,600          

  Education & Health Care 20,283            35% 200                 1,419,800          

  Arts/Entertainment/Recreation 6,694              20% 175                 234,300             

  Accommodations & Food Services 12,861            25% 175                 562,700             

  Other Services 6,050              50% 225                 680,600             

Government 10,508            60% 150                 945,700             

Self-Employed 6,289              10% 175                 110,100             

Total/Weighted Average: 119,515          41% 199                 10,695,500        

+ Vacancy Adjustment @ 7.5% (1) 802,200             

+ Cumulative Replacement Demand 10% (2) 1,069,600          

Gross Demand - Orange County (SF): 12,567,300        

Existing Vacant Office Space 6,626,985       (3)

- Lease-up Required @ 50% (3,313,492)     (4) (3,313,492)         

Remaining Vacant Space: 3,313,492       

Resulting % Vacant 9%

2021 Countywide Net Demand (SF): 9,253,800          

Parramore Study Area

Allocation to Known Projects (As Built Only Through 2020)

Creative Village 450,000

Required Capture of Future Demand 5%

Downtown Sports & Entertainment District 100,000

Required Capture of Future Demand 1%

Other Projects

Assumed Office Delivered in Catalyst Projects (Based on Fair Share) (5)

Existing Known Office Space 645,357          

As % of Orange County @ 1.7%

2021 Market Potentials: 160,000          160,000             

Required Capture of Future Demand 2%

TOTAL: 710,000             

Required Capture of Future Demand 8%

(1)

(2)

(3)

(4)

(5)

             March 2014.

Source: CoStar, Inc.; Cushman & Wakefield, Inc.; Florida Agency for Workforce Innovation; WTL +a,

This allows for a 7.5% "frictional" vacancy rate in new office space delivered to the market (i.e., this

accounts for tenant movement to new space).

This represents new space required by existing businesses to replace obsolete or otherwise unusable 

office space.  This is assumed to represent 10% of total demand.

From a financing perspective, some portion of existing vacant office space in Orange County will

need to be leased before financing of new construction is viable.  This is assumed to represent 50%

Based on Q4/2013 office inventory and vacancy data for Orange County (Cushman & Wakefield).

of existing vacant office space, which would thereby reduce the current overall vacancy rate to 9%.

The Study Area's office inventory comprises a 1.7% share of Orange County's 37.2 million sq. ft.



WTL+a 
   

WTL +a 

R e a l  E s t a t e  &  E c o n o m i c  A d v i s o r s  

W a s h i n g t o n ,  D C  2 0 0 1 7 . 3 0 3 0  

2 0 2 . 6 3 6 . 4 0 0 2    3 0 1 . 5 0 2 . 4 1 7 1    7 7 4 . 5 3 8 . 6 0 7 0    68  

 As the state does not prepare employment forecasts beyond 2021, it is not possible to 

estimate future demand for office space in the Study Area beyond that time. 

In summary, speculative/multi-tenant office space located in Parramore contains a tenant mix of 

both professional/business services (oriented to nearby households) as well as owner/users 

such as the Orange County School District headquarters.  Additional residential growth as part 

of Parramore’s revitalization is key to generating incremental demand for new office space.  A 

key recommendation resulting from this analysis should include a business retention and 

recruitment strategy focused on the downtown office sector (and broader downtown submarkets 

such as Parramore) that will serve to increase office occupancies and absorption/leasing 

activity. 

General Retail & Restaurants 

To support additional retail uses in the Parramore Study Area, multiple market segments 

beyond neighborhood residents will need to be served.  Recent declining population, lower-

than-average household incomes and limited traffic counts on various streets within the Study 

Area are not strong indicators for new retailers to consider Parramore as a location.  However, if 

other market segments are combined with Parramore’s resident market, potential market 

support for additional retail uses will be considered more competitive.  The major market 

segments to consider include: 

 Parramore residents and underserved residents in adjoining residential (“trade”) areas such 

as west of US 441 / Orange Blossom Trail; 

 Employees and business visitors who come to the neighborhood for workplace reasons; 

 Event visitors at  Amway Center and their proposed Entertainment & Sports District project 

as well as the proposed Orlando City Soccer Team stadium; 

 UCF/Valencia College students who will live and study at the Creative Village campus; and 

 “In-flow” consumers (i.e., all others who might pass through Parramore or visit existing and 

new residents). 

The retail analysis for each of these market segments and estimates pertaining to the amount 

they can expect to spend at new retail uses in Parramore as well as the mix of spending by 

category, is illustrated in Table 24 below. 
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Table 24:  Share of Spending Power by Consumer Category (Phase 1/5 Years) 

 

 

 

 

 

 

 

 

 

The continuing importance of both resident and workplace markets will be a major consideration 

during the first five years as the Comprehensive Plan is implemented.  As market (and new 

commercial development) increases in other competing submarkets across the metropolitan 

area, the number of residents and the range of retail options available to them will grow, both in 

number and in ‘captured’ spending from the consumer segments illustrated above.  In addition, 

two other issues should also be considered: 

Impact of Events Venues in Parramore 

The Orlando City soccer team and its new stadium will bring additional event visitors to 

Parramore throughout the year, but their primary motivation will be to attend soccer games.  As 

a result, the strongest opportunity to capture additional retail sales will be in restaurants and 

bars nearby for before-game and after-game gatherings.  Orlando’s soccer fans are enthusiastic 

and will be likely to gather well before game times.  Key factors affecting retail potentials in the 

area surrounding the soccer stadium include: the number of games and other soccer-related 

events (e.g., demonstrations, team practices, etc.) and the amount of retail space included 

inside the stadium (e.g., the Orlando City team store, food and beverage concessions and other 

services), and only operating to serve event visitors on game days.  The number of games and 

Share of

Consumer Category Total Low Moderate

Parramore & Trade Area Residents 40% 20,000                   22,000                   

Nearby Employees 40% 20,000                   22,000                   

Creative Village Students 10% 6,500                     7,500                     

Event Visitors 7% 3,500                     4,000                     

In-flow Markets 3% 3,500                     5,000                     

Supportable Space (In Sq. Ft.): 53,500                   60,500                   

Source: Retail & Development Strategies LLC; WTL+a, August 2014.

Supportable Space (In Sq. Ft.)
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events is estimated at approximately 50 to 60 per year, so those days will be very active in 

drawing people to Parramore and the stadium venue.  As the remaining 200+ days across the 

year will be less active in drawing participants, market support for nearby retail and food service 

should be considered an “extra” benefit.  Notably, business planning for these adjacent and 

nearby retailers and restaurants should be based on stabilized day-to-day market support from 

residents and workers (and not solely from stadium event attendees) for such businesses to 

succeed. 

Amway Center, the Orlando Magic arena is located adjacent to downtown Orlando on the 

eastern end of the Parramore neighborhood.  Annual attendance and concessions revenues for 

2009—2013 are illustrated in Figure 2 below.  As part of its proposed mixed-use entertainment 

and retail district, the program of shops, restaurants and bars, office space and a hotel are 

generally sized to be self-supporting from sports and other events at the Arena.  Of course, the 

landscaped plazas proposed as part of the entertainment district will be open to the public and 

anticipated programming and tenant mix will add to the range of offerings available to residents, 

nearby employees and other visitors to Parramore.  However, the location is less central and 

the market orientation is primarily toward serving Arena visitors.  For these reasons, the Event 

Visitor market segment identified above is not considered to be a major contributor toward new 

retail uses in the Study Area.  This is reinforced by the challenges that retail and food service 

tenants located at the street-level of the City View building opposite the arena on Church Street.  

In summary, event visitors can be strong supporting submarkets, but day-to-day sales will be 

more dependent on spending by both residents and nearby employees. 

Figure 2:  Proposed Amway Center Entertainment District Concept 
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Table 25:  Amway Center Performance Indicators, 2009—2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

Impacts of Creative Village Campus & Students 

Retail and food and beverage market potentials generated by the research and development, 

office space, educational services and facilities and other ‘creative industries’ in Creative Village 

may prove to be a greater source of support for new retail uses over time.  The addition of up to 

10,000 students on the Creative Village campus will be a critical part of the Parramore 

neighborhood and its evolution into a mixed-use destination.  During the first five years of 

development, the proportional share of retail space supported by students and staff from the 

University of Central Florida and Valencia College in Parramore will be affected by several 

factors that are not known at this time, but should be considered.  These include: 

 How many students will be on campus daily and for how many hours? 

 What portion of students will live on-/near-campus in privately developed student housing 

(this is important because students who live on-/near-campus spend more than commuter 

students who may live in other parts of the Orlando area)? 

 What portion of students will be commuters who live elsewhere, but are on-campus for part 

of the day (as commuter students spend differently and spend less than resident-students)? 

Event 2009 2010 2011 2012 2013 Amount %

Attendance

Concerts 151,413         155,348         245,151         266,591         265,418         114,005         75%

Family Events 229,435         136,709         181,872         136,245         163,243         (66,192)          -29%

Basketball Games 784,914         764,515         816,421         571,541         604,839         (180,075)        -23%

Hockey Games -                 -                 -                 -                 171,189         171,189         

Arena Football -                 63,997           71,269           56,802           52,908           52,908           -17%

Community Events 71,794           81,500           106,067         82,272           47,650           (24,144)          -34%

Other Events 60,000           21,600           43,161           77,647           21,087           (38,913)          -65%

Total Attendance: 1,297,556      1,223,669      1,463,941      1,191,098      1,326,334      28,778           2.2%

Annual Change -                (73,887)         240,272        (272,843)       135,236        

No. of Events: 152                120                203                174                209                57                  38%

Annual Change -                (32)                83                 (29)                35                 

Concessions/Building Gross: 12,482,591$  13,201,477$  22,040,657$  18,131,952$  19,048,372$  6,565,781$    53%

Annual Change -$              718,886$      8,839,180$   (3,908,705)$  916,420$      

Source: Amway Center; VHB, Inc.; WTL+a, March 2014.

Change: 2009-2013Amway Arena Amway Center
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 What retail, food and beverage and services will be offered within educational 

facilities/buildings and operated by UCF/Valencia College? 

 Will meal costs be subsidized or linked to a student Meal Card program? 

 Will there be a campus bookstore or a contractual arrangement with an operator such as 

Barnes & Noble College Bookstores? 

 What will be the operating hours for retail offerings located inside of educational 

facilities/buildings? 

 Where will students, faculty and staff park? 

 How will ease of access and connections to the Parramore neighborhood encourage 

pedestrian flow between the Creative Village campus and adjoining blocks, such as 

Parramore Avenue? 

As the full development program, timing and phasing for Creative Village is further defined, 

opportunities to increase the amount of retail space generated by students, staff and visitors for 

other businesses in Parramore will likely increase.  Notably, student spending is lower than 

spending by adult residents and families, and tends to focus more on food and beverage, 

groceries and entertainment uses rather than more conventional retail stores.  Student markets 

are also more likely to use on-line shopping sources for apparel, accessories and gifts.  

Nonetheless, students continue to spend on entertainment/going out with friends to socialize 

and to dine at more moderately-priced casual food service cafes and restaurants. 

Based on spending potentials for each type of consumer, existing available competitive retail 

offerings in the Study Area (and the desire to strengthen existing retail operators/businesses in 

Parramore), illustrates a conceptual program of retail that can be considered for key locations in 

the Study Area, including identified catalyst projects: 
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Table 26:  Retail Market Potentials by Business Category (Phase 1/5 Years) 

 

 

 

 

 

 

 

 

 

 

 

 

The findings of the retail market analysis utilize conservative market assumptions as the 

Parramore Comprehensive Neighborhood Plan is implemented during the first five years.  If the 

Creative Village development program takes an additional one to two years 

planning/design/entitlements, etc., the first target year of the retail analysis would be 2016 or 

2017.  However, estimated sales were completed in constant 2014 dollars. 

As public funding on such initiatives as infrastructure is completed, private investment is made, 

new projects (such as those identified in the plan) are completed, and additional housing is 

developed throughout Parramore, a critical mass of market support will be available.  Based on 

that opportunity, there will likely be the potential to add more retail beyond five years.  There 

could be market support for up to 20,000 sq. ft. of additional retail, most likely clustered near 

retail concentrations at US 441 / Orange Blossom Trail, near the existing traditional retail core of 

businesses on Parramore Avenue, and adjacent to Creative Village. 

The final allocation of retail space among the three catalyst projects analyzed as part of the 

financial feasibility analysis in Section 5 of this report is yet to be determined.  Each catalyst site 

Size No. of

Retail Category (In Sq. Ft.) Businesses Notes

Restaurants/Bars/Carry-out 20,000                   3 to 5 Located on or close to Creative Village

campus; along Parramore Avenue

Grocery Store 20,000                   Single operator Located on SR 441 at W. Church Street

to 

25,000                   

Convenience/Other 15,000                   1 to 2 Located on or close to Creative Village

campus; along Parramore Avenue

TOTAL (Sq. Ft.): 55,000                   

to 

60,000                   

Source: Retail & Development Strategies LLC; WTL+a, August 2014.
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is planned to contain space for retail within mixed-use structures, as well as a suggested 

location for a neighborhood-scale/urban-format grocery store at the intersection of US 441 / 

Orange Blossom Trail and Church Street at the western boundary of the study area.  The 

location of this site is deliberate, as it is central to residential neighborhoods on both sides of US 

441 (including Parramore on the east and Washington Shores on the west), and can benefit 

from visibility and accessibility to high traffic counts on US 441 to encourage convenience and 

impulse purchases from this key segment. 

Preliminary Development Issues & Implementation 

The following describes potential development issues and implementation strategies for the 

Parramore Comprehensive Neighborhood Plan.  The issues and strategies are based on the 

market analysis and recommendations for residential, general retail and food service and 

workplace uses. 

Historic urban neighborhoods like Parramore represent opportunities for change in cities across 

the United States.  Downtown Orlando has evolved as a regional center for office, medical, and 

urban residential development, but the retail and industrial uses in Parramore have not yet fully 

benefitted from recent and ongoing economic activities and redevelopment throughout 

downtown.  While the downtown has had mixed success in expanding its food and beverage 

and entertainment offerings, current market conditions are weak (see Section 3) and 

Parramore’s physical separation from downtown created by I-4 has exacerbated the challenges 

of strengthening its connection to (and benefits from) downtown. 

Recent planning for the proposed mixed-use entertainment project adjacent to Amway Center, 

Creative Village/UCF and the soccer stadium include design solutions to better connect the 

Parramore neighborhood with downtown Orlando.  Historic patterns of decline, vacancy and 

disinvestment in Parramore and the need for job creation and better retail offerings for both 

existing and new residents is a critical objective of the plan; issues and opportunities to find 

balanced ways to provide for these needs is a central goal of this section. 

Two approaches for revitalization were considered.  As discussed in detail above, the first seeks 

to stabilize economic conditions in Parramore over the next five to 10 years by capturing 

Parramore’s fair share of future growth in market-rate housing, and to focus on selected uses 
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and locations to improve retail and employment offerings for neighborhood residents.  The 

second approach is structured to accelerate the pace of revitalization, and to attract potential 

markets beyond Parramore’s ‘fair share’ of Orlando area growth.  This approach can benefit 

from several tools that will address unmet markets: 

 Use of public policies and any available financial incentives to ‘induce’ investment at a faster 

rate than might normally occur; 

 Use selected property/parcels owned by the City of Orlando in Parramore to attract private 

investment (such as reuse/redevelopment of the City-owned fire station located at 

Parramore Avenue and Central Boulevard or the Public Safety site) to encourage 

development; and 

 Seek public/private partnerships with various organizations (such as BBIF or others) to 

achieve public and neighborhood goals but not rely on conventional financing as the basis 

for development decisions. 

As detailed in Section 3 of this report, approximately 528 housing units are vacant/unoccupied 

at the time of the market analysis, and the city has identified almost 400 vacant lots.  As the 

Comprehensive Neighborhood Plan is developed, vacant houses and lots can serve as 

opportunities to create new affordable and workforce housing units and/or as sites to develop 

new in-fill housing.  In stakeholder interviews with area residents, many expressed loyalty to, 

and pride in, the traditions of Parramore.  They are also concerned about retaining Parramore’s 

neighborhood identity and sense of community as the area is planned for change, revitalization 

and redevelopment. 

Parramore is also an employment center.  Office and industrial uses (which include 

manufacturing, warehousing and distribution businesses) in Parramore provide over 7,100 jobs 

for area residents and generate property, sales and other taxes for the City of Orlando.  

Maintaining and improving Parramore’s tax base is a key objective of economic development, 

and will serve to generate the revenues necessary to fund continued public improvements and 

investments throughout the neighborhood.  In other cities where neighborhoods have evolved, 

these types of industrial uses and businesses may relocate as property values increase.  Light 

industrial uses, such as those located along W. Amelia Street and in other parts of Parramore, 

may not generate as much value as other types of real estate development, but the transition 
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should be very carefully planned so as not to lose both the businesses and the jobs they provide 

before the appropriate time.  We recommend that the city conduct a series of cost-benefit 

studies to understand the costs and benefits associated with these transitions, such as a 

comparison of revenue losses from businesses that move outside of the city, relocation costs for 

viable businesses to keep them in the city (in other locations), and net new property tax 

revenues generated from redevelopment of these sites in the Study Area. 

Improvements in the number, type and quality of retail stores, food and beverage uses and 

consumer service businesses in Parramore are challenged by the lack of investment and 

declining population, and these factors inhibit attracting new retailers and other small 

businesses to fully serve the needs of Parramore’s residents.  For example, the grocery store 

industry generally requires 10,000 to 12,000 residents within an immediately-accessible area 

that will generate sufficient sales to open and operate a grocery store.  On its own, Parramore 

does not have enough residents to support a full-service grocery store.  However, there are 

other market opportunities that could help attract grocery operators.   In addition to existing 

residents and employees in Parramore, there are new facilities and special market segments 

(such as students) that Creative Village will generate.  Also, average daily traffic counts on US 

441 / Orange Blossom Trail is another positive market factor. 

Many chain-affiliated stores and grocery stores require 20,000 to 30,000 cars per day as a 

minimum requirement, as some percentage of pass-through traffic typically stops to make a 

purchase.  It is a positive for Parramore residents that additional types of consumers (such as 

commuters and other pass-through traffic) are available to supplement existing residents.  This 

mix of market segments could be used to explore attracting a grocery store to a key catalyst site 

(identified by the city) at the corner of Church Street and US 441 / Orange Blossom Trail as a 

potential grocery store location. 

The reality of the current market is that there are too few Parramore residents to support much 

retail expansion, and average household incomes in the neighborhood are significantly lower 

than the city as a whole.  These factors reduce Parramore’s competitive market position today.  

As noted in the retail analysis above, other market segments (including students, additional 

employees and new residents, and/or pass-through traffic on US 441 and visitors to the soccer 

stadium and Amway Center) will be required to strengthen overall market potentials, and 
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residents will benefit from demand generating by these additional sources of market support.  

Without these additional market segments, it will be much more difficult to attract a range of new 

and improved retail businesses to Parramore. 

The plan incorporates these market-based revitalization opportunities; over time, changes can 

be implemented to add new residents, workers and consumers while retaining and expanding 

options for current residents.  This includes new housing (both single-family detached and multi-

family), new neighborhood services (such as the proposed public school) and new educational 

and training facilities planned at Creative Village.  Moreover, Parramore residents will also 

benefit from the proposed $200 million entertainment district at Amway Center in the form of 

additional consumers for sports and entertainment events at the arena.  While the mixed-use 

components of the project (i.e., restaurants and bars, retail and a hotel) are generally in balance 

with spending potentials of visitors to arena events, some spillover to neighboring blocks may 

be likely.  The soccer stadium’s evolving plan will also generate visitors, but the number of 

programmed game days (when event visitors will be greatest) may only occur on 50 to 60 days 

per year.  It is not known if the soccer stadium will be used on any of the remaining (280+) days, 

and therefore it is likely to limit additional spin-off spending on retail and dining uses surrounding 

the stadium. 

Providing retail services to existing (and future) Parramore residents is critically important.  

While average household incomes may be lower today as compared to other parts of Orlando, 

resident-based spending is estimated to comprise approximately two-thirds of all retail spending 

in Parramore and its immediate area; remaining available spending will be generated by other 

market segments such as office and industrial employees and future students.  The following 

highlights key aspects of the proposed Creative Village project, as it is likely to have the most 

significant short-term impacts aimed at expanding/strengthening Parramore’s economic vitality. 

Creative Village 

The announcement in late September 2014 that the University of Central Florida (UCF) and 

Valencia College plan to locate some of their educational programs to Creative Village is a 

major change for this part of Parramore.  UCF suggests that it may bring as many as 6,000 

students to the campus and Valencia College another 4,000, for a total of up to 10,000 students 

at the future campus.  In addition to 10,000 students, educational uses will also include faculty 




















































